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M E M O R A N D U M 

 

January 7, 2015 

 

TO:   Landmarks Board 

 

FROM: Lesli Ellis, Comprehensive Planning Manager 

James Hewat, Historic Preservation Planner 

Debra Kalish, Senior Assistant City Attorney 

Marcy Cameron, Historic Preservation Planner 

 Angela Smelker, Historic Preservation Planner  

 

SUBJECT: Public hearing and consideration of a Landmark Alteration 

Certificate to install vinyl windows on the non-contributing 

house located at 720 Concord Avenue in the Mapleton Hill 

Historic District, per section 9-11-18 of the Boulder Revised 

Code (HIS2014-00350). 

 

STATISTICS: 

1. Site:    720 Concord Avenue 

2. Historic District:  Mapleton Hill 

3. Zoning:   RL-1 (Residential low-1) 

4. Applicant:   James R. Christoph 

5. Date of Construction: 1961 

6. Historic Name(s):  N/A 

7. Request:   Installation of vinyl windows. 

 

Staff Recommendation: 

Staff recommends that the Landmarks Board make the following motion:  

The Landmarks Board approves the proposal for the replacement of windows at 

720 Concord Avenue in that it generally meets the standards in Chapter 9-11-18 

(a)(b, 1-4), B.R.C. 1981, and is generally consistent with the General Design 

Guidelines and Mapleton Hill Historic District Design Guidelines, subject to the 

conditions below, and adopts this memorandum as findings of the board. 
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CONDITIONS OF APPROVAL 

1. The applicant shall be responsible for ensuring that the windows are 

installed in compliance with all approved plans on file in the City of 

Boulder Planning Department, except as modified by these conditions of 

approval.  

2. Prior to submitting a building permit application, the Applicant shall 

install a sample window subject to demonstrate that the design details are 

in compliance with the intent of this approval and the General Design 

Guidelines. The remaining windows may be installed after the review and 

approval of the sample window by the Landmarks Design Review 

Committee.    

This recommendation is based upon staff’s opinion that, if the applicant complies 

with the conditions listed above, the proposed construction will be generally 

consistent with the conditions as specified in Section 9-11-18 B.R.C. 1981, the 

Mapleton Hill Historic District Design Guidelines and the General Design Guidelines.    

Summary: 

 The non-contributing ranch house at 720 Concord Avenue was 

constructed in 1961 and out of the defined 1865-1946 period of 

significance for the Mapleton Hill Historic District. 

 On November 26, 2014, the request to install vinyl clad windows 

was reviewed by the Landmarks design review committee and 

referred to the full Landmarks Board for consideration in a public 

hearing. 

 The General Design Guidelines state that new windows in non-

historic buildings should utilize materials similar to those 

traditionally found in the district. 

 Observable effects of weathering on vinyl windows is dissimilar to 

painted wood windows and can result in changes to appearance 

that does not compliment and may detract from the historic 

architecture in the district.  

 Staff considers that the appropriateness of vinyl windows in the 

historic district will be very rare, but in this case such an 

installation on a non-contributing 1961 Ranch House is likely 

acceptable. This is based upon the condition that the Landmarks 

design review committee will review and approve a sample 

installation of one of the proposed windows prior to issuing a 

landmark alteration certificate.   
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 Staff considers the installation of vinyl windows, consistent with 

Section 9-11-18 of the Boulder Revised Code, Section 6.4.1 

Materials, (New Primary Structures), and Sections 3.7.15 Windows in 

New Construction & 6.5.2 Key Building Materials of the General 

Design Guidelines. 

 

 
Figure 1.  720 Concord Avenue, Location Map 

 

Background: 

In November 26, 2014, the application to install vinyl windows on the  

non-contributing house located at 720 Concord Avenue was reviewed by the 

Landmarks design review committee. The committee considered that approving  

vinyl windows in the Mapleton Hill historic district would represent a policy  

change and that the board should consider the application for consistency  

with the General Design Guidelines for Historic Districts and Individual Landmarks  

and the Mapleton Hill Historic District Design Guidelines.  
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Figure 2.  720 Concord Avenue, north face 2014 

 

Property History: 

Tax Assessor records give the date of construction for the house at 720 Concord 

Avenue as 1958 which is consistent with its Ranch design. The earliest resident 

listed as living at the property is Anthony “Tony” Skolout and his wife, 

Josephine. In the 1960 City of Boulder directory, Anthony worked as a carpenter. 

Rose Kronquest, the widow of Clark Kronquest, lived in the house from 1961-

1964. From 1966 to 1983, Paul and Ellen Burt owned the house, but little 

information is known about the couple. After the Burts, R. Michael Saunders 

owned the house in the mid 1980s for a short period of time. The current owners, 

James and Maura Christoph, have owned the house since 1989. Given the house 

was constructed outside of the 1865-1946 period of significance for the Mapleton 

Hill Historic District, staff considers it to be non-contributing. 
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Figure 3.  720 Concord Avenue, north face c.1960 Tax Assessor Photograph 

 

Request:  

The applicant proposes to install vinyl clad wood windows on the non-

contributing 1958 house. Submitted information indicates that all of the existing 

original aluminum slider windows are to be replaced with “Milgard Style Line” 

vinyl slider windows and frames in existing window openings. The proposed 

replacement window system calls for low-emissivity thermal pane glass set into 

extruded vinyl material. Product specifications indicate the vinyl is colored 

through use of a heat reflective pigment giving a smooth matte finish. The 

applicant is requesting the windows be finished white. Citing concerns regarding 

energy efficiency, cost, and longevity of wood windows, the applicant is 

requesting that the vinyl windows be approved for installation. 

 

Board’s Decision: 

The Historic Preservation Ordinance specifies that a Landmark 

Alteration Permit may not be approved by the Board or City Council unless it 

meets the conditions specified in Section 9-11-18, B.R.C. 1981.  Specifically: 

(a) The landmarks board and the city council shall not approve an 

application for a landmark alteration certificate unless each such agency 
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finds that the proposed work is consistent with the purposes of this 

chapter. 

(b) Neither the landmarks board nor the city council shall approve a 

landmark alteration certificate unless it meets the following conditions: 

(1) The proposed work preserves, enhances, or restores and does not 

damage or destroy the exterior architectural features of the landmark or 

the subject property within an historic district; 

(2) The proposed work does not adversely affect the special character or 

special historical, architectural, or aesthetic interest or value of the 

landmark and its site or the district; 

(3) The architectural style, arrangement, texture, color, arrangement of 

color, and materials used on existing and proposed structures are 

compatible with the character of the existing landmark and its site or the 

historic district. 

 
Figure 4.  720 Spruce Street, example of aluminum window proposed for replacement 
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Analysis: 

1. Does the proposed application preserve, enhance, or restore, and not damage or 

destroy significant exterior architectural features of the landmark or the subject 

property within an historic district?  

Staff finds that because the 1958 ranch house is non-contributing and the 

proposed vinyl slider windows have a relatively thin profile, their installation 

will not damage or destroy the property or the district.  

2. Does the proposed application adversely affect the special character or special historic, 

architectural, or aesthetic interest or value of the district? 

Staff finds that the proposed application will not adversely affect the special 

character of the district as the house is a 1961 non-contributing ranch and that the 

very thin profile of the proposed vinyl slider windows will have a minimal 

visual effect on adjacent properties or the district as a whole.  

3.   Is the architectural style, arrangement, texture, color, arrangement of color, and    

materials used on existing and proposed structures compatible with the character of the 

historic district? 

While vinyl windows have a texture unlike that of traditional materials like 

wood and metal and do have a tendency to bend, warp, and discolor over time, 

the very thin profile of the proposed windows and frames will not be 

incompatible with the character of the Mapleton Hill Historic District.  

c. The Landmarks Board is required to consider the economic feasibility of alternatives,       

incorporation of energy-efficient design, and enhanced access for the disabled in 

determining whether to approve a Landmark Alteration Certificate.  

The proposed Energy Star windows will be more energy efficient than the 

existing slider windows. The applicant has indicated that the cost of installing 

the requested windows is significantly lower than would be wood or metal slider 

windows. 

  

Design Guidelines 

While there is little specific guidance given for the replacement of windows on 

non-contributing buildings in historic districts, the following is an analysis of the 

proposal’s compliance with guidelines that address windows on existing 

buildings and on new construction. Design guidelines are intended to be used 



  

 - 8 -  

only as an aid to appropriate design and are not intended as a checklist of items 

for compliance. 

 

 
Figure 5. Proposed vinyl replacement window from Amerimax brochure 

 

General Design Guidelines 

Section 3.7.15 of the General Design Guidelines states that windows on new 

construction (in this case a non-contributing building), “should reflect the 

window patterns and proportions of the existing building and the district and 

utilize similar materials”, while section 3.7.16 guides that windows should be 

trimmed with materials similar in “finish and character” to those used 

traditionally. Subsection .23 (Shutters and Storm Windows) of this section states 

that metal storm windows “may be appropriate” while vinyl storms are 

“generally inappropriate.” 

 

Section 6.4.1 Materials, (New Primary Structures), of these guidelines reads that, 

"Materials should be similar in scale, proportion, texture, finish, and color to 

those found on nearby historic buildings”. Section 6.5 Key Building Materials for 

new construction, reads that, “Roofs, porches, dormers, windows and doors are 

some of the most important character-defining elements of any building. As 

such they require extra attention so that they compliment the historic 
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architecture (in the district).” Section 6.5.2 goes on to specify that on new 

construction designers should, “select windows and doors for new buildings 

that are compatible in material, subdivision, proportion, pattern and detail with 

the windows and doors of surrounding buildings that contribute to the historic 

district.” 

 

Mapleton Historic District Design Guidelines 

Section I (2) Windows of the Mapleton Hill Historic District Guidelines states that 

elements of replacement windows that should be carefully considered are, “size, 

frame material; method of operation . . . .” while K(5), Exterior Materials of these 

guidelines suggests that, “where modern materials or technologies are used, 

historic proportions and finishes should be used.” 

 

In the past, staff and the board have interpreted these guidelines to not allow for 

vinyl windows as they are dissimilar in terms of material, texture, and 

weathering to those traditionally used in the historic district. With the exception 

of the non-contributing property next door at 716 Spruce Street, where some of 

the windows have been replaced with vinyl sliders, staff is not aware of any 

buildings in the Mapleton Hill historic district that have vinyl windows. Because 

the Guidelines identify windows as being primary character defining features of 

buildings, the board has specified that for free-standing new construction, non-

contributing buildings, and additions to both contributing and non-contributing 

buildings in historic districts and landmarks, that solid wood windows, and in 

some cases, high quality metal clad wood core windows be used.  

 

Analysis: 

Submitted product information indicates that the proposed vinyl windows have 

a very smooth uniform texture and will weather in a manner quite unlike 

painted wood, metal, or metal clad windows (see figures. 3 & 4.) 
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.                      
Figure 6. Vinyl window at 716 Spruce Street showing some warping, gapping, and weathering 

 

Vinyl retains the original smoothness as it ages, but because of its relative 

softness and high thermal co-efficiency, tends to warp and bend as it ages. A 

number of studies have also pointed out the tendency to yellow and become 

brittle when exposed to sustained exposure to ultra-violet light, although the 

industry claims to have solved this problem. Latex or oil based paint over wood, 

on the other hand, dulls down, but takes on the texture of and will move with the 

wood as it expands and contracts. The high thermal co-efficiency appears to 

cause gapping and cracking of the vinyl at joint lines eventually resulting in 

failure. Such gapping occurs at wood or steel joints also, but can be easily 

repaired (Figures 5 & 6). 
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Figure 7. Vinyl window at 716 Spruce Street                Figure 8. Painted wood window  

showing gapping and discoloration.                               showing repair and refinishing of      

   gapping and discoloration. 
  

Vinyl vs. Wood Windows                          

In examining installed wood vs. aluminum clad windows, staff has observed 

fairly significant differences between the two in terms of texture and finish. 

While quite similar in appearance when new, the differences in weathering and 

thermal properties of the two window systems often results in dissimilar 

appearances over time. 

 

While the Guidelines state that buildings should be of their own time, they also 

state that materials need to be similar to nearby historic buildings in terms of 

color, texture, and finish. Staff considers that the appearance and observed 

effects of weathering of vinyl windows is dissimilar to traditional window 

materials in the Mapleton Hill Historic District. However, slider windows are 

consistent with those found on ranch houses of this type. Likewise, because the 

proposed windows will have a very thin profile, the vinyl material will have 

relatively low visibility on the building. Staff considers that the appropriateness 

of vinyl windows in the historic district will be very rare, but in this case such an 

installation is likely acceptable. This is based upon the understanding that the 

Landmarks design review committee will review and approve a sample 

installation of one of the proposed windows prior to issuing a landmark 

alteration certificate.   

 

Findings: 

This decision is consistent with the purposes and standards of the Historic 

Preservation Ordinance in that: 
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1. The installation of thin profile vinyl windows to closely match the existing 

aluminum windows on the 1958 ranch house at 720 Concord Avenue, will 

not damage the property in the Mapleton Hill Historic District. Sec. 9-11-

18(b)(1), B.R.C. 1981. 

2. While the texture and finish of vinyl windows is generally not compatible 

with the character of the historic district, because the house is non-

contributing and the vinyl windows will be of a very thin profile the 

proposal will not adversely affect the historic character of the Mapleton 

Hill Historic District. Sec. 9-11-18(b)(2), B.R.C. 1981. 

3. While the material and texture of the proposed vinyl windows is unlike 

those traditional in the district, because the house is a 1958 non-

contributing ranch and because the windows will be of a very thin profile, 

the proposal will not be incompatible with the historic character of the 

Mapleton Hill Historic District. Section 9-11-18(b)(3), of the Boulder 

Revised Code.  

 

ATTACHMENTS: 

A: Applicant Materials 
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ATTACHMENT A: Applicant Materials 
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